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INTRODUCTION 

On March 7, 2011, the Rowan County Board of Commissioners directed Planning Staff to prepare a 
proposal for conducting a land use study for the eastern portion of Rowan County not contained in the 
Land Use Plan for the Areas West of I-85.  Based on the proposal, the majority of the Commission 
authorized the Planning Board and Staff to initiate an abbreviated study process on May 2, 2011. 
The rationale for undertaking the study was two-fold: 

1. Provide ôbalanceõ with the western area plan adopted by the Commission in April 2009; and, 

2. Satisfy the Federal Highway Administration and NC DOT requirement for a land use plan as it 

relates to a future I-85 interchange at Old Beatty Ford Road  

Planning Board Chairman Mac Butner assigned Committee A of the Planning Board the task of 
managing study development.  Committee A was chaired by Jack Fisher and committee members 
included: Bill Brown, Greg Edds, Craig Pierce and Larry Wright.   The Committee met on the following 
dates and considered these land use topics or tasks relevant to the study process: 

Date Topics 

June 9, 2011 

Population 
Housing 

Adjacent Jurisdictional Impacts 
Historical Elements 

July 14, 2011 
Economic Base 

Land Use 
Area Map Development 

August 16, 2011 

Community & Recreation Facilities 
Schools 

Transportation 
Natural Environment 

August 30, 2011 Finalize DRAFT Recommendations for Workshops 

October 24, 2011 Review Draft Land Use Plan (DLUP) 

October 31, 2011 Recommendation to approve DLUP (5-0)  

November 22, 2011 Planning Board Workshop 

  

Workshops intended to solicit public comment regarding the draft recommendations were held at the 
following locations within the study area: 

  September 20, 2011  East Rowan High School 

  September 22, 2011  North Rowan High School 

  September 27, 2011  Jesse Carson High School 

Comments and suggestions received from the workshops were provided to the Committee for 
consideration and discussion prior to their inclusion in a final draft land use study document 
recommended by Committee A.  The final draft document was forwarded to the Planning Board for 
consideration and discussion at a series of workshops prior to conducting a courtesy hearing on 
November 28, 2011. 
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BACKGROUND INFORMATION 

With the guidance of Committee A, Planning Staff were able to identify and research topics of key 
interest and importance to the planning process in the eastern study area.  The topics are depicted in 
maps, tables, pictures and written descriptions below and include:  

ü Geography & Environment 

ü Population 

ü Housing 

ü Public Facilities 

ü Schools 

ü Recreational Facilities 

ü Transportation 

ü Infrastructure 

ü Historic Places 

ü Agriculture 

GEOGRAPHY & ENVIRONMENT 

The eastern study area consists of approximately one-
hundred sixty-nine square miles (107,859 acres) located in 
the countyõs planning jurisdiction within a geographic triangle 
created by Interstate 85, the Yadkin River and the common 
boundary with Cabarrus and Stanly counties.  Typical of 
most counties in the Piedmont region of North Carolina, the 
study area is characterized by a rolling terrain where 
elevations smoothly transition between 560- 850 feet.  
However, instances of peaks rising to 900-1000 feet above 
the general landscape include Dunns Mountain, Balfour 
Mountain and Flat Swamp Mountain at High Rock Dam; the 

lowest elevation in the County is found along the shoreline 
of Tuckertown Reservoir.  Perhaps the most significant 
geographic feature in the study area is the Yadkin River 

and its resultant reservoirs, High Rock and 
Tuckertown, formed by dams located within the 
run of the river.  High Rock Lake and 
Tuckertown Reservoir are the first two of four 
lakes in the Uwharrie chain of lakes managed 
and operated by the Yadkin Division of Alcoa 
Power Generating Inc. (ALCOA).   Completed in 
1927 and 1962 respectively, High Rock and 
Tuckertown provide many recreational 
opportunities for the region and are also used 
for hydroelectric power generation.  According 
to ALCOA data, the High Rock facility has a 
licensed capacity to produce 39.6 megawatts 
of power and Tuckertown a capacity of 38.04 
megawatts of power; both facilities are 

Figure 2 ς High Rock Lake 
Source: Rowan County Dept. of  
Planning & Development, 2011 

Figure 3 ς Study Areas Flood Hazard Areas 
Source: NC Floodplain Mapping Agency, 2009 
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remotely operated from a location in Alcoa, Tennessee. 

Streams within the county are generally oriented in a northeasterly direction and drain toward the 
Yadkin River.  Significant tributaries within the study area exhibiting this drainage pattern are Church, 
Crane, Panther, Reedy, Riles, Dutch Second and Town creeks.  The exception to this drainage pattern is 
created by the east-west ridge utilized by the East NC 152 Highway roadway that separates the 
Yadkin drainage system from that of Rocky River.  Southward flowing streams in the study area are 
Coldwater and Dutch Buffalo creeks. 

Flood hazard areas associated with creeks, streams and lakes account for 3,410 acres in the study area 
(see Figure 3 above). Prior to the 2009 adoption of an updated flood damage prevention ordinance  
and digital mapping provided by the NC Floodplain Mapping Agency, the determination of potential 
flooding impacts to development proposals were based on hard copies of FEMAõs Flood Insurance Rate 
Maps (FIRM) published in 
November 1979.  
Development in the flood 
hazard areas is 
discouraged, although by 
elevating or flood-
proofing a structure two 
feet above the base flood 
elevation of the flooding 
source allows structures to 
be built in the 100-year 
floodplain.    

Water supply watersheds 
within the study area 
include Cold Water Creek, 
Dutch Buffalo Creek and 
Tuckertown Reservoir.  As 
the name implies, these 
watersheds are a water 
supply source for municipal 
users.  Specifically, 
Coldwater Creek is a 
source for the City of 
Concord; Dutch Buffalo for 
the Town of Mt. Pleasant; 
and Tuckertown for the 
City of Albemarle.  
Regulations for land 
development activities in 
watersheds are based on 
a WS-I thru WS-IV tiered 
system and employ a built-
upon area limitation for 
non-residential uses and a 
minimum lot size for 

Figure 4 ς Study Area Watershed Areas, Soil Suitability for Septic Systems 
Source: Rowan County Dept. of Planning & Development, 2011; 

United States Department of Agriculture, 2011 
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residential uses.  Rowan County adopted a watershed ordinance in January 1994 and later 
incorporated the standards into the countywide zoning ordinance adopted February 1998. 

Given that land development potential in the study area will continue to be reliant upon ground 
absorption sewerage systems (septic tanks), soils in the study area have been grouped according to 
their ability to accommodate septic systems (see Figure 4 above).  Soils included in this generalized 
collection of types in the moderate category tend to be Cecil, Rion-Wedowee complex and Tatum with 
the severe category including Ashlar, Badin, Cid, Enon, Goldston, Misenheimer, Uwharrie and Vance 
soils.  From a general perspective, the more suitable areas for development based on this grouping 
occur in the northern portion of study area in the vicinity of Long Ferry Road; the Bringle Ferry and 
Providence Church Road area; and the land area west of Faith and Rockwell toward I-85 and the limits 
of the study area (see Figure 4 above).  Soils east of a line formed by Morgan and Ribelin Roads create 
the òCarolina Slate Beltó.  The name is derived from the metamorphic soils in this area which are acidic, 
poorly drained and typically less than forty inches to slate rock.   

As exemplified by the town names of Granite Quarry and Rockwell, occurrences of granite 
outcroppings are prominent within the study area and dimensional stone operations quarrying for this 
resource still exist or evidence of their operations can be viewed at dormant sites.   

POPULATION 

During each decade 
between 1970 and 1990, 
Rowan Countyõs population 
increased by nearly 
10,000 persons, which was 
consistent with its 
surrounding counties (see 

Appendix A for details).  The 
countyõs population 
experienced its largest 
increase to date at nearly 
20,000 persons or 18% 
growth rate during the 
1990s.  Neighboring 
Iredell and Cabarrus 
counties experienced a 
more significant population 
increase during this period, 
with 30,000 new residents 
each, a rate increase that 
appears to have spread 
from Mecklenburg County, 
beginning in the 1980s.   

Rowan Countyõs population growth in the 2000s slowed to a pace comparable to the period between 
1970 and 1990 with only 8,100 new residents while Iredell and Cabarrus counties continued growing 
at rates greater than 30%, with 47,000 and 37,000 new residents respectively.  Rowan County is 
currently processing a population count dispute for the 2010 census. 

Figure 5 ς Study Area Population 2010 
Source: US Census Bureau, 2011 
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During the 1990s, the study 
area experienced a higher 
proportion of the countyõs 
growth at 28% compared to 
an 18% growth rate as a 
whole.  The study areaõs 
growth rate was consistent 
with the countyõs in the 
2000s with 8% and 6% 
rates respectively.  Most of 
the added population 
appears to have settled 
evenly across areas within 
two miles of the 
municipalities with the 
exception of developments 
adjacent to High Rock Lake.  
While a significant number 

of major subdivisions were 
established in the area 
during this time, an equal 

share of other census blocks in the study area experienced similar population increases without this type 
of activity.  During this time period, Morgan Township continued to have a very low population 
compared to its overall land area while most all other areas in the east experienced growth. 

According to the North Carolina Demographerõs Office, Rowan County is estimated to grow at a similar 
rate experienced during the 2000s (6%) or approximately 9,000 residents in the years leading up to 
2020 and 2030, comparable to Montgomery and Stanly counties.  Estimates for faster growing 
neighbors Iredell and Cabarrus counties suggest population gains approximately half that experienced 
over the previous two decades but still anticipating a population increase of over 25,000 and 40,000 
respectively over the next two decades.  With the uncertain economy and housing industry, it would be 
very difficult to put significant confidence in these projections over the next twenty years. 

Geography 1990 2000 2010 1990-лл ό҈ύ ɲ 2000-мл ό҈ύ ɲ 1990-мл ό҈ύ ɲ 

Study Area 19,908 25,467 27,515 27.9 8.0 38.2 

Rowan County 110,605 130,340 138,428 17.8 6.2 25.2 

Cabarrus County 98,935 131,063 178,011 32.5 35.8 79.9 

Davidson County 126,677 147,246 162,878 16.2 10.6 28.6 

Iredell County 92,935 122,660 159,437 32.0 30.0 71.6 

Stanly County 51,765 58,100 60,585 12.2 4.3 17.0 

North Carolina 6,628,637 8,049,313 9,535,483 21.4 18.5 43.9 

United States 248,709,873 281,421,906 308,745,538 13.2 9.7 24.1 

 
Table 1 ς Population Change 1990 ς 2010 

Source: US Census Bureau, 2011 

 

Figure 6 ς Study Area Population 2000 
Source: US Census Bureau, 2011 
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HOUSING 

Housing Stock 

Rowan Countyõs housing stock is largely comprised of stick-built / modular dwellings (66%) and 
manufactured homes (20%).  The remaining housing stock is comprised of two or more unit structures, 
which are mostly located within the municipalities.  From 1970 to 1990, manufactured homes gained a 
larger percentage of the overall housing unit type in Rowan County and its surrounding counties before 
leveling off in 2000.  At that time 
manufactured homes comprised twenty-five 
percent (25%) of the total housing units in 
neighboring Davie and Montgomery 
counties while Rowan County was at 
twenty-one percent (21%).  While mobile 
home totals in all neighboring counties 
continued to increase slightly thru 2010, 
Cabarrus County has remarkably 
decreased back to their 1990 level (see 

Appendix A). 

From the mid-1980s to mid-1990s, mobile 
homes comprised fifty percent (50%) of the 
total housing units permitted in Rowan 
County.  By 2003, single-family dwellings 
represented more than twice the overall 
housing unit type and continued to gain a higher proportion each year thereafter.  Single-family 
residential permits in the county reached an all-time high in 2007 at just over 700, twenty-five percent 
(25%) of which were issued in the study area.  The study area received a considerable portion of the 
new home construction evident in forty-two percent (42%) of its 9,500 housing units constructed since 
1990.   

In the fall of 2008, single-family residential construction began a sharp decline that continues in 2011.  
According to Diane Greene, Rowan County Board of Realtors, an average of 1,500 homes, most of 
which are foreclosures, remain on the market compared to approximately 350 prior to the housing 
decline.  This excess supply has lowered the price of home sales and reduced interest in platting new 
subdivisions. 

Major Subdivision Development 

Major subdivisions in Rowan County are defined as the creation of more than eight lots or the 
dedication of a new right-of-way.  An average of seventeen requests were approved annually from 
1994 (year Rowan Countyõs Subdivision Ordinance adopted) to 2008 each producing approximately twenty 
new lots or nearly three hundred-fifty new lots annually.  Residential tract building, which was prevalent 
in the Charlotte region during the 1990s and 2000s, was largely void in Rowan County due to the 
absence of public water and sewer outside the municipalities.  Instead, most subdivisions were 
established by local developers providing half acre or greater sized lots to account for on-site well and 
septic systems and / or the soil percolation limitations in the study area.  Average lot sizes for 
subdivisions in the mid-to-late 2000s totaled two acres compared to the previous ten year period, 
where the average was one acre.  This trend, which was also experienced in the western portion of the 
county, was contrary to previous developments that attempted to maximize the  
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Figure 7 ς Study Area Housing Units 
Source: Rowan County Dept. of Planning & Development, 2011 
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number of lots the property could support.  The majority 
of these projects were not hindered by poor soil 
conditions or other environmental constraints suggesting a 
rising interest in a lower density setting. 

Most of the subdivision activity has occurred in the 
southern end of the county between the municipalities and 
Cabarrus County.  High Rock Lake also experienced 
considerable subdivision activity increasing the number of 
primary residences into this area previously filled by 
vacationing homes.  The number of new lots created in 
major subdivision changes rather dramatically each year 
in all parts of the county averaging roughly three 
hundred-fifty each year from 1994 to 2008.  In 2006, 
nearly three-hundred lots were established in the study 
area, representing the only year since the inception of the 
subdivision ordinance when growth in the east outpaced 
the west. 

The housing industry decline in the fall of 2008 brought 
major subdivision activity to a halt in 2009 as no new lots 
have been created in the study area since.  Many 
subdivisions established a few years before the decline 
contain a large inventory of vacant lots, many of which have been sold but the property owners have 
delayed construction. 

Year Single-Family  Mobile Homes 

  

Year Single-Family Mobile Homes 

1980 302 not listed 1996 584 870 

1981 191 not listed 1997 579 937 

1982 192 not listed 1998 689 969 

1983 313 not listed 1999 683 787 

1984 missing file Χ 2000 650 638 

1985 missing file Χ 2001 643 479 

1986 402 890 2002 655 453 

1987 443 913 2003 515 281 

1988 432 821 2004 626 268 

1989 363 826 2005 638 193 

1990 393 796 2006 650 159 

1991 389 721 2007 705 128 

1992 434 698 2008 552 96 

1993 442 807 2009 231 88 

1994 506 912 2010 180 81 

1995 528 966   

 
Table 3 ς Residential Building Permit Data, Rowan County, NC (1980 ς 2010) 

Source: Rowan County Department of Building Inspections, 2011 

Year # of Subdivisions Lots Acres 

1994 2 38 113.18 

1995 9 130 202.79 

1996 8 96 200 

1997 3 64 58.48 

1998 6 89 73.89 

1999 12 226 226.74 

2000 7 63 61.15 

2001 10 221 159.56 

2002 14 184 219.71 

2003 6 184 92.97 

2004 4 52 42.44 

2005 9 155 327.18 

2006 13 295 384.65 

2007 8 177 388.43 

2008 5 74 141.61 

2009 0 0 0 

2010 0 0 0 

Total 116 2,048 2,692.78 

Table 2 ς Study Area Approved Major Subdivisions 
Source: Rowan County Dept. of Planning & Development, 2011 




